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About United Policyholders (UP)

• Reputable, established 501(c)3 not-for-profit charitable 
organization, Platinum Guide Star rating

• A trusted information resource and respected voice for 
insurance consumers in all 50 states

• 32 year track-record and expertise in disaster recovery 

• Not for profit…not for sale

• Funded by donations and grants
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Team UP
• Professional staff
• Government and nonprofit partners
• Volunteers

– Fired UP Survivors - previous catastrophic loss 
survivors paying it forward

– Consumer-oriented professionals
• Damage and repair/rebuild cost estimators
• Lawyers
• Public Adjusters
• Tax and Financial Planning experts
• Construction and Real Estate professionals
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Our Three Programs

Roadmap to Recovery®

– Guidance on insurance, restoring assets and getting 
back home after a catastrophic loss

Roadmap to Preparedness
– Helping households and communities reduce risk and 

be resilient to disasters and adversity

Advocacy and Action
– Fighting for insurance consumer rights and protections
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Disaster Insurance Help Libraries
uphelp.org/recovery/disaster-recovery-help

• State Specific Resources with 
Step-by-Step Guidance

• One Click Links to Sign UP for 
Events And Email Notifications

• Links to Pro-consumer 
Professional Help 
www.uphelp.org/findhelp

• Sample Letters & Claim Forms 
www.uphelp.org/samples

• Survivors Speak Tips 
www.uphelp.org/survivorsspeak

• Upcoming Workshops and       
Resources 
www.uphelp.org/events

http://www.uphelp.org/findhelp
http://www.uphelp.org/samples
http://www.uphelp.org/survivorsspeak
http://www.uphelp.org/r2r


The Fine Print
• This workshop is intended to be general 

guidance only, not legal advice

• We don’t endorse or warrant any of the 
sponsors listed at www.uphelp.org or 
speakers at our workshops  

• Our speakers are volunteering their time as 
educators
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Recovering from a disaster is a 
marathon, not a sprint

All Rights Reserved. 2017



Today’s Presenters 

Valerie Brown
Deputy Executive Director, United Policyholders

Larry Izzo
Scope Writing Services, LLC

Annie Barbor
Roadmap to Recovery® Coordinator & 2017 Tubbs Fire survivor
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THE SCOOP ON SCOPE
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Coverage A:  Dwelling Coverage

• This is the “big ticket” item in your policy;

• Do the math to know your limits 
– Your Coverage A limits for main dwelling
– Do you have “extended replacement”? 

(commonly 25%, 50% or 100%)
– Other Structures
– Debris Removal - Usually 5% PER coverage
– Code Upgrade Coverage ( Ordinance & Law)
– Trees, Shrubs and Plants
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Sample HO Policy
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Dwelling
Extended
Dwelling Debris
Trees & Shrubs
Pollution, etc.
Other Structures
Contents

100% = $100,000
$25,000

$5,000
$5,000

TBD
$12,500
$80,000

>$227,500

Example
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Know Your Limits



Dwelling Claim Process
• Often, the dwelling claim settlement process will 

begin with the insurer preparing a scope of loss
on your destroyed property – most likely in 
Xactimate

• A scope of loss details the materials, 
quantities, and range of work needed to 
repair/rebuild what you had prior to the disaster

• A scope of loss is different from an estimate, or 
bid, which adds in prices for each line item
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What is a Scope of Loss?

• A Scope of Loss is a detailed, line item 
breakdown of all the items and services 
necessary to rebuild or repair a damaged 
property back to “pre-loss” condition.

• A thorough Scope of Loss will detail each room 
to identify all damages being addressed and 
avoid lumping items together, which could cause 
confusion.



Scope Of Loss
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Scope Of Loss



First Check = Starting Point 

• You may already have gotten a check for 
your dwelling claim 

• Think of this check as your starting point

• You are entitled to the cost to 
repair/rebuild  your home as it was before 
the fire - up to your policy limits- plus any 
additional coverages such as Extended 
Replacement & Code Upgrades
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The Initial Estimate
• Pages and pages of items and numbers
• Hard to understand
• Where do you start?
• You might have a contractor’s bid with a 

big gap between the two
• Have you reached an impasse?
• What do you do?
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Estimate
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Why a bid to build your new home 
doesn’t typically work

• Problems often arise when a homeowner tries to 
negotiate a settlement using a bid to build the new 
home.

• The home that was lost is what was insured, 
and the insurance company wants to know how 
much they would have to pay to rebuild the 
destroyed home.

• This determines how much the insurance 
company is obligated to pay, even if you are 
actually building something different.



Compare “apples” to “apples”
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• In order to determine the proper cost to 
replace your home you will need to 
“reconcile” the insurance company 
estimate and your contractor’s estimate

• BUT real life builders don’t usually use 
Xactimate, they use subcontractor bids

• So, how do you compare or reconcile 
them?



Start with the Scope
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• Your goal is to “fix” the adjuster’s estimate 
to accurately reflect what you lost

• DON’T worry about the numbers, at the 
beginning

• First focus on the details

• This is THE MOST IMPORTANT thing!



The dollars are in the details
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It is very important to provide the adjuster with as 
much detail about your pre-loss dwelling as 
possible:
– Is scope complete (no rooms missing)
– Sizes and shapes:  How many rooms, what kind of 

finishes, what kind of windows, etc.
– Include details (8 ft ceilings vs vaulted or 12 ft ceilings)
– Use whatever information you can get your hands on to 

recreate detailed descriptions of what your property 
(interior and exterior) was like before the loss

Be accurate and don’t exaggerate or “pad”



Documentation to describe your 
pre-loss condition
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• Building plans 
• Photos (interior and exterior) 
• Verbal descriptions (interior and exterior)
• Google Earth (Timeline, Street View and 3D)
• Eagle View - 3D aerial roof and wall 

measurements
• DraftTech
• Zillow, other realty websites



Documenting Pre-Loss Condition
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Describe dwelling in detail (ignore contents):
 Ceilings (materials, soffits, beams, panels, vaults, 

coffered, domed, etc. – don’t worry about 
terminology)

 Special conditions (rounded corners, arches, 
alcoves, etc.)

 Cabinets, countertops, built-ins, closets, etc.
 Doors, trim, baseboards, mantels, ornamentals
 Drywall, texture, paint and flooring materials
 Lighting, windows, switches, window coverings
 Attached appliances and special items





Make Corrections!
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Trade Summary
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WHAT IF YOU’RE BUYING?
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Overview of buying 
(instead of rebuilding)
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• You need to reach an agreement with your 
insurance company on the dollar amount it 
would theoretically cost if you did rebuild 
the exact same home that was destroyed. 

• This includes code upgrade coverage and 
extended benefits that are available.

• Generally, that is what the insurer owes 
you, (up to policy limits).



CA Insurance Code 2051.5
(c) In the event of a total loss of the insured structure, a 
policy issued or delivered in this state shall not contain a 
provision that limits or denies, on the basis that the insured 
has decided to rebuild at a new location or to purchase an 
already built home at a new location, payment of the 
building code upgrade cost or the replacement cost, 
including any extended replacement cost coverage, to the 
extent those costs are otherwise covered by the terms of 
the policy or any policy endorsement. However, the 
measure of indemnity shall not exceed the replacement 
cost, including the building code upgrade cost and any 
extended replacement cost coverage, if applicable, to 
repair, rebuild, or replace the insured structure at its 
original location.
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Replacement cost to rebuild vs. 
Price of replacement home you want to buy
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• Present your insurer with one or more estimates 
for what it would cost to rebuild

• Reach an agreement with your insurer on that cost.
• After you have reached an agreement with the 

insurer as to the amount it would have cost to build 
the home that was destroyed, find a home that 
costs at least as much as it would have cost to 
rebuild as was.

• Present the real estate documentation to your 
insurer



Deep Breath
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COMMON PROBLEMS

Copyright 2023.  United Policyholders.  
All rights reserved.



Examples of Xactimate Omissions
(Total Loss Estimates/Scope of Loss)
Supervision

Supervision is left out of 95% of all scopes. Omitting supervision can 
cost restoration contractors thousands per project. Most claims require 
some form of supervision. This needs to be accounted for as a separate 
line item in the Xactimate estimate. The cost of supervision is a job-
specific cost and is not included in overhead and profit.

Includes: Hourly labor rate for residential/commercial supervision/ 
project management.

Note: This is for a Superintendent/Project Manager used to manage 
residential jobs where Supervision/Project Management is needed to 
coordinate the work of subcontractors, or perform other project 
management duties. 



Xactimate Omissions-Total Loss
(continued)

Personal Protective Equipment (PPE)
Many contractors ignore this job-specific cost. See below for the 
description taken directly from Xactimate:
• Includes: Disposable coveralls, tape, gloves, and mask.
• Quality: Disposable coveralls with zipper front, hood, elastic wrists, and 

skid resistant boots. Puncture resistant vinyl, latex, or nitrile gloves. N-
95 NIOSH approved paper mask.

• Heavy duty PPE is available as well.

Per Diem for Crews
Housing/transportation for supervision, crews, subs



Xactimate Corrections-Total Loss

Material Costs

Lumber, concrete

Subcontractor Costs

Electrical, plumbing, roofing tend to not cover actual 
baseline costs of these construction costs in your 
county, much less surge pricing for oversubscribed 
trades in remote areas



Examples of Xactimate Omissions 
(Partial Losses)

Repair of Drywall

If your repair includes pulling out baseboards, repairs must be made to the 
walls. Very few estimates account for this.

In addition to the drywall, a skim coat after the repairs is typically made to 
ensure the evenness of the wall surface and assure a uniform final 
appearance.

This will affect your Scope of Loss in regards to how much priming and painting 
will be done. You want the wall to be perfect after the repairs are made.



Xactimate Omissions-Partial Loss 
(continued)

Contents Manipulation
This can range from $50 per room to a complete inventoried 
pack-out, storage in a climate controlled facility and pack-back 
for $1000’s depending on the circumstance.

Detach & Reset Fixtures, etc.
Detach and reset light fixtures, fans, vent covers, blinds, 
shelving, etc., when painting or performing should be 
accounted for in your estimate. The costs associated with 
these items can add up very quickly.

Plastic & Pads
Charges for floor protection, contents protection, wall 
protection, cabinet protection, etc., are often missing.



Once I provide a scope of loss, 
what happens next?

• The insurance company will review the 
document and may or may not accept it.  If you 
hired professional help, they may be asked to 
answer questions from the insurance company 
about the Scope of Loss

• If it goes to Appraisal or Litigation, your 
professional help may be asked to defend the 
Scope of Loss during mediation/litigation.



Colorado insurance code
Bulletin No. 
B-5.04

B-5.28



MOVING FORWARD
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How can I close the gap?
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• The GAP occurs when the insurance company’s scope 
of loss (and thus, their offer of what they will pay to 
repair/replace your home) is LESS THAN the actual cost 
to repair or replace your home (lowballing)

• Get and present to your insurer detailed written 
estimates from reputable independent builders

• Set up a face-to-face meeting between your selected 
contractor and your insurance adjuster to reconcile 
pricing/scope differences 

• Consider hiring your own expert to create an 
independent scope of loss for your destroyed home



Again, the dollars are in the details
If there’s a gap between the Insurer’s numbers and 
yours, isolate why there’s a gap. 

– Is scope complete (no rooms missing)
– Are details for interior finishes correct (wall & floor 

coverings, light fixtures, appliances, ceiling 
treatments, window and door hardware, etc.)

– Are prices accurate?  (lumber, concrete)
– Are categories missing? (supervision, 

travel/housing for subs coming out of area)

45



Keeping your claim moving forward
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• Aim to agree on the cost of replacing what you 
had, and how much the insurance company is 
obligated to pay

• Problems often arise if you try to negotiate a 
settlement on the new home you want to build 
instead of the one you had



Sample letter requesting claim 
related documents 

•Ask how they calculated 
the first payment

•Request your claim 
related documents 

United Policyholders 2019 © ALL 
RIGHTS RESERVED
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Lessons Learned
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• Take your time (if you rush you’ll forget something)
• Document everything in writing and keep copies
• When a claim is rejected or delayed, ask for specific 

language supporting the denial (always ask in 
writing for an extension on timeframe to settle your 
claim)

• It’s common to be denied, so be politely persistent-
get the facts and keep asking for clarification



Deep Breath
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Guidance available in the UP Claim 
Help Library at www.uphelp.org
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• The scoop on “scope” of loss
• Guidelines for reviewing adjuster’s and 

contractor’s estimates
• Xactimate Demystified
• Questions to ask before hiring a contractor
• Samples:  Trade summary breakdown, room 

by room estimate, commonly required code 
upgrades 



Stay informed – Sign UP

To be added to our mailing list for notices of future 
events and updated guidance:

Encourage friends to sign up: 
www.uphelp.org/signup

To request a copy of today’s slides or video, 
email: info@uphelp.org
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Stay connected to other disaster 
survivors – S2S Forums

• Great source of information about:
– Insurance and rebuilding
– Negotiation and financial strategies
– Referrals and warnings re: professionals

• Important source of emotional support
– No one else understands your challenges and 

emotions like another survivor

 Find upcoming Survivor 2 Survivor Forums and register 
at: http://www.uphelp.org/events
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Colorado Division of Insurance 
Our Mission is Consumer Protection

Assistance available Monday-Friday
8:00 a.m. to 5:00 p.m. MT

Phone: 303-894-7499 | Toll free outside the 
Denver Metro Area: 800-930-3745

Email: dora_insurance@state.co.us 
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Upcoming Roadmap to Recovery® Events 

www.uphelp.org/events
Register for upcoming events.  

View recordings of past events and 
related resources.
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Ask an Expert Forum
www.uphelp.org/ask-an-expert

• Register. It’s free.
• Write in your questions.
• Get an answer from an expert in construction, insurance, laws 

and disaster recovery.
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Thank You to Our Funders

Copyright 2023. United Policyholders.  
All rights reserved.


	The Scoop on Scope of Loss��Solving Reconstruction Pricing Disputes�
	About United Policyholders (UP)
	Team UP
	Our Three Programs
	Disaster Insurance Help Libraries�uphelp.org/recovery/disaster-recovery-help
	The Fine Print
	Recovering from a disaster is a marathon, not a sprint
	                      �Today’s Presenters �
	The scoop on scope
	Coverage A:  Dwelling Coverage
	Sample HO Policy
	Slide Number 12
	Slide Number 13
	Dwelling Claim Process
	What is a Scope of Loss?
	Scope Of Loss
	Scope Of Loss
	First Check = Starting Point 
	The Initial Estimate
	Estimate
	Why a bid to build your new home doesn’t typically work
	Compare “apples” to “apples”
	Start with the Scope
	The dollars are in the details
	Documentation to describe your pre-loss condition
	Documenting Pre-Loss Condition
	Slide Number 27
	Make Corrections!
	Trade Summary
	What if you’re buying?
	Overview of buying �(instead of rebuilding)
	CA Insurance Code 2051.5
	Replacement cost to rebuild vs. �Price of replacement home you want to buy
	Deep Breath
	common problems
	Examples of Xactimate Omissions�(Total Loss Estimates/Scope of Loss)
	Xactimate Omissions-Total Loss�(continued)
	Xactimate Corrections-Total Loss�
	Examples of Xactimate Omissions (Partial Losses)
	Xactimate Omissions-Partial Loss (continued)
	Once I provide a scope of loss, what happens next?
	Colorado insurance code
	Moving forward
	How can I close the gap?
	Again, the dollars are in the details
	Keeping your claim moving forward
	Sample letter requesting claim related documents 
	Slide Number 48
	Lessons Learned
	Deep Breath
	 Guidance available in the UP Claim Help Library at www.uphelp.org
	 Stay informed – Sign UP
	Stay connected to other disaster survivors – S2S Forums
	Colorado Division of Insurance �Our Mission is Consumer Protection	
	Slide Number 55
	Upcoming Roadmap to Recovery® Events 
	Ask an Expert Forum�www.uphelp.org/ask-an-expert
	Slide Number 58

